
 
County of Loudoun 

 
Department of Planning 

 
MEMORANDUM 

 
 
DATE: November 15, 2012 
 
TO:  Jane McCarter, AICP, LEED AP, Project Manager 
  Land Use Review 
   
FROM: Richard Klusek, AICP, Senior Planner 
  Community Planning 
 
SUBJECT: ZCPA 2012-0003; Goose Creek Preserve, Section 2A 
 Third Referral 
   
EXECUTIVE SUMMARY 
In June 2012, Brookfield Goose Creek Preserve LLC proposed a zoning concept plan 
amendment (ZCPA) to amend the previously approved Goose Creek Preserve (ZMAP 
2002-0009) proffers and concept development plan to convert 64 multi-family units to 
single-family attached units within a 4.49-acre portion of Land Bay IV.  Staff reviewed 
the application and found that the proposal was not in conformance with the Revised 
General Plan. The most significant issue was with respect to capital facilities 
contributions. The Applicant proposed a capital facilities contribution of $8986 per unit 
as opposed to the $40,385 which is the single-family attached Capital Intensity Factor 
adopted by the Board of Supervisors. A first and second referral were prepared to 
outline the other issues. Overall, the outstanding issues described in the second referral 
have not been addressed as the application continues to propose a residential 
development that is characteristic of a single-family attached development. As such, 
capital facilities contributions for single-family attached development are recommended 
to avoid a deficit of approximately $2,000,000 for County capital needs such as 
educational, public safety, recreational, public health, and government facilities. Staff 
reiterates the outstanding issues below. 
 
 
OUTSTANDING ISSUES 
Capital Facilities 
In response to staff comments, the Applicant has resubmitted the application and is 
proposing to change the design of the units but to keep them as multi-family units. 
However, based on review of the submission materials, the proposed design appears to 
be more characteristic of single-family attached development than multi-family 
development. The Applicant has provided elevations and lot layouts in Sheet 4 of the 
Concept Development Plan. However, both the elevations and layouts include notes to 
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suggest that the drawings are for illustrative purposes only and that changes are 
possible. Notwithstanding the above, the units depicted in the elevations appear to look 
like and be sized as townhouse units that share a common entry way and vestibule as 
opposed to having separate front doors as is typical of townhouse units.  
 
As such, the anticipated impact of the development would generally be the same as for 
single-family attached (townhouse) units. The Capital Intensity Factors (CIF) adopted by 
the Board of Supervisors were determined based on the anticipated impacts of 
proposed development. The impacts essentially equate to increased demand for 
services such as schools, police, and fire protection. Those impacts are largely a 
function of increased population and unit size as opposed to the design elements of a 
residential project. Therefore, in terms of calculating capital facilities contributions, the 
proposed units, which appear to be relatively large 3-story homes would be more 
appropriately considered as single-family attached units due to the anticipated size of 
the units and likely impacts on capital facilities. 
 
Staff also recommends the Applicant provide additional clarification of the proposed unit 
design. The Applicant’s statement of justification includes the following statement: 
 

“The revised design incorporates townhouse elements but is a multi-family product 
that requires at least two units to utilize a shared entrance, at least five units to be 
located on one parcel, and a portion of each dwelling unit to include a vertical overlap 
with an adjoining unit.” 

 
Based on this statement it is unclear whether all units will have a shared entrance or if 
only two units per parcel will have a shared entrance. Since there would be a minimum 
of five units per parcel, it would appear that at least one unit would require a separate 
entrance and would essentially function as a typical townhouse unit. The “vertical 
overlap” should also be clarified. It is unclear whether this implies that actual living 
space will overlap or if the overlap only includes spaces such as closets.  
 
The application proposes residential development that essentially functions as 
single-family attached residential units despite an entrance that could possibly be 
shared by two units. As such, single-family attached capital intensity factors of 
$40,385 per unit should be applied. Staff comments provided in the first and 
second referrals with respect to the application’s inconsistency with the Revised 
General Plan continue to apply. 
 
 
Unmet Housing Needs 
Staff’s first and second referrals discussed the application’s conformance with the 
unmet housing needs policies of the Revised General Plan. If the applicant intends to 
provide single-family attached units, the first and second referrals should be referenced 
to incorporate unmet housing needs policies into the proposed application. 
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Specifically with respect to cash contributions for unmet housing needs, a cash 
contribution of $1,875.00 per market rate unit is deemed appropriate. This calculation is 
based on an approach detailed in a recently circulated memorandum from the 
Department of Family Services. In summary, the approach takes 6.25% of proposed 
market rate units and multiplies that number by a reasonable public subsidy which is 
considered to be approximately $30,000 whereas $90,000 is the average estimated 
cost to construct a multi-family affordable rental unit. This yields a total contribution 
amount. That amount is then divided by the total number of market rate units in the 
project to identify a per unit cash contribution.  
 
56 market rate units X 6.25% = 3.5                (assumes 8 ADU’s, see second referral) 
3.5 X $30,000 = $105,000 
$105,000 ÷ 56 = $1,875.00 per unit 
 
 
SUMMARY RECOMMENDATION 
Staff recommends that the impacts on capital facilities of the proposed residential 
development be mitigated applying the current Capital Intensity Factor for single-family 
attached units.  Additionally, depending on the final determination of what unit types will 
be constructed, staff recommends the applicant consider 12.5 percent of all dwellings, 
or 8 units, be constructed as Affordable Dwelling Units within the project site and that 
the applicant consider the full spectrum of housing needs. 
 
Until such time as capital facility impacts have been mitigated, staff cannot support the 
application. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
cc: Julie Pastor, AICP, Director 

Cynthia L. Keegan, AICP, Program Manager, Community Planning (via email) 
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County of Loudoun 

 
Department of Planning 

 
MEMORANDUM 

 
 
DATE: August 30, 2012 
 
TO:  Jane McCarter, AICP, LEED AP, Project Manager 
  Land Use Review 
   
FROM: Joe Gorney, AICP, LEED AP, Senior Planner 
  Community Planning 
 
SUBJECT: ZCPA 2012-0003; Goose Creek Preserve, Section 2A 
 Second Referral 
   
EXECUTIVE SUMMARY 
The proposed zoning concept plan amendment would convert 64 multi-family (MF) 
(town over town) units to single-family attached (SFA) units within a 4.49-acre portion of 
the previously approved Goose Creek Preserve (ZMAP 2002-0009).  The proposal 
would reduce the multi-family units within Goose Creek Preserve by approximately 13 
percent, increase the number of single-family attached units by the same percentage, 
and decrease the amount of open space by 0.27 acres. 
 
The applicant has responded to first referral comments.  However, the applicant has not 
adequately addressed the issue of capital facilities. 
 
The anticipated capital facilities contribution for the proposed single-family attached 
units has been calculated by staff by applying the current CIF adopted by the Board of 
Supervisors in 2009, and the units were assessed at $40,385 per unit.  By that 
calculation, the total projected capital facilities impact for the proposed development of 
64 market rate single-family attached units is estimated to be $2,584,640.  However, the 
applicant proposes a capital facilities contribution of $8,986.04 for each market rate 
residential unit.  Applying the applicant’s proposed contribution would result in a deficit 
of approximately $2,000,000 for County capital needs such as educational, public 
safety, recreational, public health, and government facilities. 
 
The applicant proposes that affordable dwelling units not be required within the project 
site.  Eliminating affordable housing from the project site would not enhance housing 
options for those who live and/or work in the County. 
 
Staff recommends that the impacts on capital facilities of the proposed residential 
development be mitigated applying the current Capital Intensity Factor for single-family 
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attached units.  Additionally, staff recommends the applicant consider 12.5 percent of all 
dwellings, or 8 units, be constructed as ADUs within the project site. 
 
Without a commitment to mitigate capital facility impacts, staff cannot support the 
application. 
 
BACKGROUND 

Brookfield Goose Creek Preserve 
LLC proposes a zoning concept plan 
amendment (ZCPA) to amend the 
previously approved Goose Creek 
Preserve (ZMAP 2002-0009) proffers 
and concept development plan to 
convert 64 multi-family units to single-
family attached units within a 4.49-
acre portion of Land Bay IV.  The 
property is zoned PD-H4 (Planned 
Development - Housing).  ZMAP 
2002-0009 encompasses 
approximately 163.4 acres and was 
approved for 500 dwellings and a 
density of approximately 3.06 dwelling 
units per acre.  The site is located on 
the west side of Belmont Ridge Road 
(Route 659) and south of the Dulles 
Greenway (Route 267). 

 
OUTSTANDING ISSUES 
Capital Facilities 
In the first referral, staff recommended that the impacts on capital facilities of the 
proposed residential development be mitigated applying the current Capital Intensity 
Factor (CIF) for single-family attached units. 
 
Analysis 
The capital facilities contribution for the proposed single-family attached units 
has been calculated by staff by applying the current CIF adopted by the Board of 
Supervisors in 2009, and the units were assessed at $40,385 per unit.  The total 
projected capital facilities impact for the proposed development of 64 market rate 
single-family attached units is estimated to be $2,584,640.  However, the applicant 
proposes a capital facilities contribution of $8,986.04 for each market rate 
residential unit for a total of approximately $575,107.  The applicant’s proposed 
contribution would result in a deficit of approximately $2,000,000 for County 
capital needs. 
 

Vicinity Map 
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The applicant states that the proposed capital facilities contribution is consistent 
with the approval by the Board of Supervisors of ZCPA 2011-0002, Broadlands 
South Section 200, in which multi-family dwellings, which were approved as part 
of ZCPA 2002-0011, were converted to single-family attached dwellings and the 
2004 CIF for single-family attached dwellings was used to calculate a capital 
facilities contribution.  Staff notes that the circumstances of ZCPA 2011-0002, 
Broadlands South Section 200, were fundamentally different that those of ZCPA 
2012-0003 for several reasons: 
(i) The Broadlands South project was the subject of a lawsuit related to a 

dispute as to what type of product constituted a multi-family unit.  The 
Broadlands applicant submitted ZCPA 2011-0002 to convert from multi-
family to single-family attached units in order to achieve a negotiated 
settlement of the suit.  It is inappropriate to compare the circumstances of 
that application with the current application, which simply seeks to change 
the course of the development while ignoring the direction offered by 
County policies and Board-adopted capital intensity factors; 

(ii) The applicant for the Broadlands South project proffered additional 
contributions for other improvements within that project area, which had 
the effect of a credit for the capital facilities contribution.  The Goose Creek 
Preserve applicant is not proffering additional contributions that could 
potentially offset the impacts of the introduced uses; and 

(iii) The applicant for the Broadlands South project applied the 2004 CIF for 
single-family attached dwellings that had been in place at the time of its 
original approval in 2005 coupled with an escalation based on the 
Consumer Price Index with a base year of 2005.  The Goose Creek Preserve 
applicant proposes a capital facilities contribution that is approximately 45 
percent of the 2004 single-family attached CIF and approximately 22 
percent of the current CIF.  Additionally, the Goose Creek applicant does 
not offer an escalation from the time of the original zoning approval, further 
devaluing the proposed contribution. 

 
Additionally, staff notes that the original proffers associated with ZMAP 2002-
0009, Goose Creek Preserve, specify an average capital facilities contribution for 
each market rate residential unit based on the original mix of single-family and 
multi-family units approved in 2004.  The inclusion of a larger number of multi-
family units in the original rezoning has already lowered the average per unit 
contribution for all units within Goose Creek Preserve when compared to the 
current proposal.  The applicant does not propose an adjustment to the average 
capital facilities contribution for the larger project. 
 
Staff reiterates that the proposed SFA units are expected to have a greater impact 
than the MF units specified in the original rezoning owing to both the difference in 
the type of units and the passage of time.  Single-family attached units were not 
considered or reviewed during the original approval of ZMAP 2002-0009 for the 
project site.  The proposal to base the capital facilities contribution on the 2004 
capital intensity factors does not meet County policies and would result in a 
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deficit of approximately $2,000,000 for County capital needs such as educational, 
public safety, recreational, public health, and government facilities.  Staff 
recommends that the impacts on capital facilities of the proposed residential 
development be mitigated applying the current capital intensity factor for single-
family attached units. 
 
Unmet Housing Needs 
In the first referral, staff stated that County policies promote the interspersion of 
affordable housing within neighborhoods, within communities, and throughout the 
County as part of new development and recommended that affordable dwelling units be 
interspersed throughout the project site. 
 
Additionally, staff notes that on September 18, 2007, the Board of Supervisors adopted 
revised housing policies that recognize that unmet housing needs occur across a broad 
segment of the County’s income spectrum and promote housing options for all people 
who live and/or work in Loudoun County (Revised General Plan, Chapter 2, Housing, 
text).  Unmet housing needs are defined as the lack of housing options for households 
earning up to 100 percent of the Washington Metropolitan Area Median Income (AMI) 
(Revised General Plan, Glossary; & Chapter 2, Housing, Guiding Principles Policy 2).  
The current AMI for 2012 is $107,500.  Developers of residential and mixed-use 
projects in the County are encouraged to include funding commitments and proffers to 
fulfill unmet housing needs in their development proposals, recognizing that the largest 
segment of unmet needs is housing for incomes below 30 percent AMI (Revised 
General Plan, Chapter 2, Housing, Guiding Principles Policy 14).  Plan policies also 
encourage the development of housing for special needs populations (low income 
residents, elderly residents requiring congregate care, disabled residents, and the 
homeless) as well as the application of universal design principles (Revised General 
Plan, Chapter 2, Housing, Guiding Principles Policies 8 & 11). 
 
Analysis 
The applicant proposes that ADUs not be required within the project site.  Note 26 
of Sheet 1 of the Concept Plan states that: 

“Pursuant to Section 7-102(D) of the Revised 1993 Loudoun County Zoning 
Ordinance, no Affordable Dwelling Units are proposed on this site because 
the rezoning is being requested to redistribute existing units and does not 
result in an increase in the total number of residential units.” 

 
Staff notes that the proposal is not a redistribution of approved units but a 
change to the type of dwelling unit proposed within a defined project site.  As 
such, it may be appropriate to apply the affordable dwelling unit requirements of 
the Zoning Ordinance to the development.  Staff notes that the original rezoning 
contained provisions for the construction of ADUs throughout the entirety of the 
rezoned area. 
 
Additionally, the proposed proffers for ZCPA 2012-0003 state that: 
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“Six and One-Quarter percent (6.25%) of the units constructed on the 
Property shall be Affordable Dwelling Units (ADU’s).  The ADU’s shall be 
interspersed throughout the single family attached and multi-family 
residential units constructed on the Property and shall be constructed and 
offered for sale consistent with the provisions of Article 7 of the Zoning 
Ordinance.” 

 
Staff notes the language conflicts with the Note 26 of Sheet 1 of the proposed 
concept plan. Additionally, the County requires that land development 
applications proposing more than 50 dwelling units with a density greater than 
one dwelling unit per acre must provide a certain percentage of affordable 
dwelling units (ADUs) (Revised General Plan, Chapter 2, Housing, Legislation 
Policy 1).  The Loudoun County Zoning Ordinance requires 12.5 percent of the 
total number of single-family dwellings (market and ADU) to be provided as 
ADUs.  The County’s ADU program enables eligible first-time homebuyers with 
moderate incomes ranging from 30 to 70 percent of the AMI the opportunity to 
purchase newly constructed or resale ADU units.  County policies promote the 
interspersion of affordable housing within neighborhoods, within communities, 
and throughout the County as part of new development (Revised General Plan, 
Chapter 2, Housing, Legislation Policy 3).  Policies encourage a variety of 
housing types, sizes, and innovative designs in addition to housing options that 
are appropriately located to support a balanced development program (Revised 
General Plan, Chapter 2, Guiding Principles Policies 6 & 7). 
 
Staff recommends the applicant consider 12.5 percent of all dwellings, or 8 units, 
be constructed as ADUs within the project site. 
 
Staff notes that ADUs as required by the Zoning Ordinance only address housing 
needs for households with incomes between 30 and 70 percent of the AMI.  The 
Revised General Plan states that County policies and programs will focus on 
housing options for households earning up to 100 percent of the Washington 
Metropolitan AMI.  Given that the Zoning Ordinance does not require ADUs for 
incomes below 30 percent AMI, staff notes that the largest segment of unmet 
housing needs in the County is for incomes below 30 percent AMI.  In order to 
address the full spectrum of housing needs, staff recommends the applicant 
consider proffering cash contributions in order to better address the housing 
needs for those with incomes below 30 percent AMI, which is of particular need. 
 
SUMMARY RECOMMENDATION 
Staff recommends that the impacts on capital facilities of the proposed residential 
development be mitigated applying the current Capital Intensity Factor for single-family 
attached units.  Additionally, staff recommends the applicant consider 12.5 percent of all 
dwellings, or 8 units, be constructed as ADUs within the project site and that the 
applicant consider the full spectrum of housing needs. 
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Until such time as capital facility impacts have been mitigated, staff cannot support the 
application. 
 
cc: Julie Pastor, AICP, Director 

Cynthia L. Keegan, AICP, Program Manager, Community Planning (via email) 
 
Attachment: Capital Facilities Impact Analysis 
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County of Loudoun 

 
Department of Planning 

 
MEMORANDUM 

 
 
DATE: June 5, 2012 
 
TO:  Jane McCarter, AICP, LEED AP, Project Manager 
  Land Use Review 
   
FROM: Joe Gorney, AICP, LEED AP, Senior Planner 
  Community Planning 
 
SUBJECT: ZCPA 2012-0003; Goose Creek Preserve, Section 2A 
   
Executive Summary 
The proposed zoning concept plan amendment would convert 64 multi-family (MF) 
(town over town) units to single-family attached (SFA) units with no change in density 
within a 4.49-acre portion of the previously approved Goose Creek Preserve (ZMAP 
2002-0009).  The proposal would reduce the multi-family units within Goose Creek 
Preserve by approximately 13 percent, increase the number of single-family attached 
units by the same amount, and decrease the amount of open space by 0.27 acres.  
Goose Creek Preserve would continue to offer a variety of housing types and lot sizes 
and would maintain more than 30 percent of the property as open space, in accordance 
with County policies. 
 
However, the applicant proposes to apply the Capital Intensity Factor (CIF) for single-
family attached units in effect at the time of approval for ZMAP 2002-0009, on July 6, 
2004.  The proposed capital facilities contribution for single-family attached units based 
on the 2004 CIF does not meet County policies.  The single-family attached units 
introduce a different residential product type than were considered in the original 
rezoning and staff recommends that the impacts on capital facilities be mitigated 
applying the current Capital Intensity Factor for single-family attached units. 
 
Additionally, staff recommends that site lighting and the interspersion of affordable 
housing be addressed. 
 
Background 
Brookfield Goose Creek Preserve LLC proposes a Zoning Concept Plan Amendment 
(ZCPA) to amend the previously approved Goose Creek Preserve (ZMAP 2002-0009) 
proffers and concept development plan to convert 64 multi-family (town over town) units 
to single-family attached units within a 4.49-acre portion of Land Bay IV.  The property 
is zoned PD-H4 (Planned Development - Housing).  No changes are proposed to the 
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zoning or density.  ZMAP 2002-0009 encompasses approximately 163.4 acres and was 
approved for 500 dwellings and a density of approximately 3.06 dwelling units per acre.  
The site is located on the west side of Belmont Ridge Road (Route 659) and south of 
the Dulles Greenway (Route 267). 
 
Planned Land Uses 
The subject site is located within the Ashburn Community of the Suburban Policy Area 
and is designated as a Residential area (Revised General Plan, Chapter 7, Planned 
Land Use Map). 
 
Existing Land Uses 

The project site is currently vacant 
and is surrounded to the north, 
west, and south by other vacant 
portions of Goose Creek Preserve.  
Belmont Ridge Road is adjacent to 
the project site to the east.  The 
area on the east side of Belmont 
Ridge Road is vacant. Some 
grading and utility construction is in 
process for the larger Goose Creek 
Preserve development. 
 
 
 
 
 
 
 

 
LAND USE 
The County’s vision for the Suburban Policy Area is self-sustaining communities that 
offer a mix of residential, commercial, and employment use; a full complement of public 
services and facilities; amenities that support a high quality of life; and a design that 
conforms to the County’s Green Infrastructure (Revised General Plan, Chapter 6, Land 
Use Pattern and Design Policy 1).  The Revised General Plan designates the project 
area for Residential uses (Revised General Plan, Chapter 7, Planned Land Use Map).  
Residential Neighborhoods are to have a variety of housing types and lot sizes and are 
to be developed in accordance with design guidelines and performance standards for 
efficient site layout, a pedestrian-friendly scale, adequate open space (active, passive, 
and natural), and the protection and incorporation of the Green Infrastructure (Revised 
General Plan, Chapter 6, Residential Neighborhoods, text). 
 
  

Vicinity Map 
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Analysis 
The proposed zoning concept plan amendment would convert 64 multi-family 
(MF) (town over town) units to single-family attached (SFA) units.  The resultant 
unit mix would include the following: 
Unit Type Number of Units Percentage 
Single-Family Detached 202 40.4% 
Single-Family Attached (SFA) - Total 192 38.4% 
• Duplex (SFA) [86] [17.2%] 
• Alley Townhome (SFA) [106] [21.2%] 
2/2 Townhouse (MF) 106 21.2% 
Total 500 100.0% 
 
The proposal would reduce the multi-family units within Goose Creek Preserve by 
approximately 13 percent.  However, Goose Creek Preserve would continue to 
offer a variety of housing types and lot sizes. 
 
Open Space 
In Residential Areas, a mix of open space will be provided.  This mix will include active 
and passive and/or natural open space areas as appropriate to the scale and location of 
the site (Revised General Plan, Chapter 6, Open Space Policy 1).  Residential 
Neighborhoods will incorporate open space at a minimum of 30 percent of the gross 
acreage of the property (Revised General Plan, Chapter 6, Residential Neighborhoods 
Policy 3). 
 
Analysis 
ZMAP 2002-0009 included a community green of approximately 24,500 square feet 
(sf) (0.56 acres) within the subject site.  The proposal would relocate the open 
space and reduce its size to approximately 12,800 sf (0.29 acres), a reduction of 
approximately 0.27 acres.  The proposal would reduce the open space contained 
within Goose Creek Preserve from approximately 36.5 to 36.4 percent.  Goose 
Creek Preserve would continue to maintain more than 30 percent of the property 
as open space. 
 
DESIGN 
Site Design 
Residential Neighborhoods will exhibit the following design characteristics: compact site 
layout; pedestrian-scale streetscape; a predominantly interconnected street pattern with 
inter-parcel connections; a combination of neighborhood parks, squares, and greens 
located throughout the neighborhood within 1,500 feet of all residences; and a variety of 
lot sizes (Revised General Plan, Chapter 6, Residential Neighborhoods Policy 4).  The 
functionality of the open space is important.  Open space functions as the outdoor 
rooms of a community and plays a critical role in establishing community identity and 
facilitating social activities (Revised General Plan, Chapter 11, Residential 
Neighborhoods Design Guideline 1c). 
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Analysis 
As noted above, a planned community green would be reduced in size to about 
13,000 square feet.  Notwithstanding the reduction, the proposed green would be 
located at the end of a block of single-family attached units and accessible by 
crosswalks and sidewalks.  The green would be within approximately 200 feet of 
the furthest proposed multi-family units within the project site and would be able 
to serve other surrounding residences within Goose Creek Preserve.  The green 
would help establish a community identity for Goose Creek Preserve and 
facilitate social activities. 
 
Lighting 
County policies call for appropriate lighting to achieve the following: 
• Promote the use of lighting for convenience and safety without the nuisance 

associated with light pollution; 
• Promote a glare-free environment through proper lighting performance standards to 

improve visibility and enhance public safety; 
• Promote appropriate lighting standards to conserve energy; and 
• Develop appropriate lighting standards to prohibit unnecessary and intrusive light 

trespass that detracts from the beauty and view of the night sky (Revised General 
Plan, Chapter 5, Lighting and Night Sky Policy 1). 

 
Analysis 
ZMAP 2002-0009 did not address site lighting.  Staff recommends that the 
application be amended to address lighting within the project site and that the 
applicant commit to lighting that is downward directed, is fully shielded, does not 
result in glare to public rights-of-way or adjacent uses, and is confined to the site, 
and that illumination levels will be no greater than necessary for a light’s 
intended purpose.  All lighting should be mounted as low as practicable and 
designed and installed to preclude light trespass onto adjoining properties, glare 
to passersby, skyglow, and deterioration of the nighttime environment. 
 
AFFORDABLE HOUSING 
County policies promote the interspersion of affordable housing within neighborhoods, 
within communities, and throughout the County as part of new development (Revised 
General Plan, Chapter 2, Legislation Policy 3). 
 
Analysis 
Note 15 on Sheet 1 of ZMAP 2002-0009 states that Affordable Dwelling Units 
(ADUs) will be provided on-site as required under the Revised 1993 Zoning 
Ordinance and that Article 7 standards shall apply to the entire development.  
However, Sheet 26 of the proposed ZCPA states that “no Affordable Dwelling 
Units are proposed on this site because the rezoning is being requested to 
redistribute existing units and does not result in an increase in the total number 
of units.” 
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Staff recommends that affordable dwelling units be interspersed throughout the 
project site. 
 
CAPITAL FACILITIES 
Under the Revised General Plan, all residential rezoning requests will be evaluated in 
accordance with the Capital Facility guidelines and policies of the Plan (Revised 
General Plan, Chapter 3, Proffer Policy 3).  The Revised General Plan calls for capital 
facilities contributions valued at 100 percent of capital facility costs per dwelling unit at 
densities above the specified base density (Revised General Plan, Chapter 11, Capital 
Facilities Guideline 1). 
 
Analysis 
The applicant proposes to apply the Capital Intensity Factor (CIF) for single-
family attached units in effect at the time of approval for ZMAP 2002-0009, on July 
6, 2004.  Single-family attached units were not considered or reviewed during the 
original approval of ZMAP 2002-0009 for the project site.  Additionally, the original 
proffers associated with ZMAP 2002-0009 specify an average capital facilities 
contribution for each market rate residential unit based on the mix of single-
family and multi-family units approved in 2004.  The inclusion of a larger number 
of multi-family units in the original rezoning lowered the average per unit 
contribution for all units within Goose Creek Preserve when compared to the 
current proposal. 
 
The proposal introduces a different residential product type to the project with a 
greater impact than anticipated in the original rezoning due to the difference in 
the type of units and the passage of time.  The proposed capital facilities 
contribution for single-family attached units based on the 2004 CIF does not meet 
County policies. 
 
The capital facilities contribution for the proposed single-family attached units 
has been calculated applying the current CIF adopted by the Board of 
Supervisors in 2009 and the units were assessed at $40,385 per unit.  The total 
projected capital facilities impact for the proposed development of 64 market rate 
single-family attached units is estimated to be $2,584,640 (see Attachment). 
 
Staff recommends that the impacts on capital facilities of the proposed 
residential development be mitigated applying the current Capital Intensity Factor 
for single-family attached units. 
 
SUMMARY RECOMMENDATION 
The proposed changes to unit type, lot layout, and open space are in keeping with 
County policies.  However, staff recommends that the impacts on capital facilities of the 
proposed residential development be mitigated applying the current Capital Intensity 
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Factor for single-family attached units.  Additionally, staff recommends that the applicant 
address site lighting and affordable housing, as discussed above. 
 
Staff is available to meet with the applicant to discuss these issues. 
 
cc: Julie Pastor, AICP, Director 

Cynthia L. Keegan, AICP, Program Manager, Community Planning (via email) 
Attachment: Capital Facilities Impact Analysis 
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 COUNTY OF LOUDOUN 
PARKS, RECREATION AND COMMUNITY SERVICES 

REFERRAL MEMORANDUM 
 

 
To: Jane McCarter, AICP, Department of Building and Development 

MS#62 
  

From: Mark A. Novak, ASLA, Chief Park Planner, Facilities Planning and 
Development  MS# 78 

CC:  Diane Ryburn, Director 
  Steve Torpy, Deputy Director 

James Potter, Chairman, PROS Board, Algonkian District 
Rick Stone, PROS Board, Blue Ridge  District 
Derek Irelan, PROS Board, Open Space Member 
Kenneth B. Scott, PROS Board, Open Space Member 

 
 
Date:  May 23, 2012 
 
Subject: ZCPA 2012-0003  Goose Creek Preserve – Section 2A 

Election District: Blue Ridge Sub Planning Area:  Ashburn                                                          

MCPI #              154-37-0101    
 

BACKGROUND: 

 
On July 7, 2004, the Loudoun County Board of Supervisors approved the rezoning of 
approximately 164 acres of land known as Goose Creek Preserve to the PDH-4 
Zoning District to provide for the development of a mixed use residential community 
located  west of Route 659 (Belmont Ridge Road) between the Dulles Greenway to 
the north and Route 772 (Ryan Road) to the south. The property is immediately 
adjacent to Goose Creek and north of Beaverdam Reservoir. When developed, 
Goose Creek Preserve, now known as Goose Creek Estates, will consist of a mix of 
housing types that include front load single family detached units, rear load single 
family detached unity, duplex, townhouse, and multi-family units in a neo-traditional 
design. The Project will also include a variety of passive and active recreation 
uses/areas, a community center, Child Day Care Center and public park. 
 
Under the Proffers dated July 7, 2004 Proffer V.B.1.f Trailhead Community Park, the 
Applicant is proffered  to develop and dedicate to the County a 4 acre recreational 
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park to include: retention of existing tree canopy, pervious parking area to 
accommodate up to fifteen (15) cars, picnic areas, tot lot and pervious trails. Proffer 
V.E Goose Creek Trail, a fifteen-foot (15) wide easement along Goose Creek 
frontage of the Property (dedicate only). 
 
Brookfield Goose Creek Preserve LLC proposes a Zoning Concept Plan Amendment 
application (ZCPA) to amend the approved Goose Creek Preserve (ZMAP 2002-
0009) proffers and concept development plan to convert 64 multi-family (town over 
town) units to 16-foot wide and 18-foot wide single family attached residential units, 
including requisite revisions to open space and recreation amenities, for a 4.49 acre 
portion of Land Bay IV. No change in density is proposed. The Property is zoned 
PDH-4 and Section 2A is administered in accordance with the ADU R-8 provisions of 
the Loudoun County Zoning Ordinance. The Property is located in the Blue Ridge 
Election District. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LOCATION MAP 

SITE 

Belmont Glen 
Village 

Ashburn Farms 

Goose Creek 
Preserve 

Belmont Glen 

Broadland
 

Existing County 
Parkland 

Goose Creek 

County Parkland 
(Proffered) 

Proffered Park/Trail Head 
(ZMAP 2002-0009) 
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COMMENTS/RECOMMENDATIONS: 
 
PRCS has reviewed the referenced application and would not be in objection to 
approval of the application as presented.  
 
If you have any questions or concerns regarding these comments, please do not 
hesitate to contact me at 703-737-8992 or  mark.novak@loudoun.gov. 
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Loudoun County, Virginia 
Department of Fire, Rescue and Emergency Management 

803 Sycolin Road, Suite 104  Leesburg, VA 20175 
Phone 703-777-0333  Fax 703-771-5359 

 
 

Memorandum 
 

To:  Jane McCarter, Project Manager 
From:  Maria Figueroa Taylor, Fire-Rescue Planner 
Date:  June 12, 2012 
Subject: Goose Creek Preserve   
  ZCPA  2012-0003 
 
 
Thank you for the opportunity to review the above captioned application.   The 
Fire and Rescue Planning Staff, in agreement with the Fire Marshal’s Office, has 
no objection to the application as presented.   
 
If you have any questions or need additional information, please contact me at 703-
777-0333. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
c: Project file   
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July 19, 2012 

 
 
Jane McCarter, AICP 
County of Loudoun 
Department of Planning MSC # 62 
1 Harrison Street, S.E. 
P.O. Box 7000 
Leesburg, Virginia 20177-7000 
 
Re:  Goose Creek Preserve 
 (1st Submission) 
 Loudoun County Application Number ZCPA 2012-0003 
 
Dear Ms. McCarter: 

We have reviewed the above noted applications as requested in your April 6, 2012 transmittal.  
We have no objection to the approval of this application. 

If you have any questions, please call me at (703) 259-2948. 
 

Sincerely, 
 
 
 
John Bassett, P.E. 
Transportation Engineer 
 
 
cc: Imad Salous, P. E. 
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Joe, 
 
Thanks for the update on this project today. I recognize you are preparing a second referral this week. 
There is not adequate time for DFS to review the application. Upon reading your first referral, it appears 
that the main housing issue is the one we talked about this morning in terms of how Article 7 is applied. 
Since the units are going from multi-family to sfa, shouldn’t the ADU requirement go up to 12.5%?  I 
defer to Zoning on the interpretation and would be interested in hearing their position. 
 
Sarah 
 
 
Sarah Coyle Etro, AICP 
Assistant Director 
Loudoun County Department of Family Services 
102 Heritage Way, N. E. 
Leesburg, Virginia 20176-4544 
703-777-0387 
 
 
 
Note: The information contained in this message is intended for use by the individual to whom it is addressed and may contain information that 
is privileged and confidential. If the reader of this message is not the intended recipient, you are hereby notified that any dissemination, 
distribution or copy of this communication is strictly prohibited. If you receive the communication in error, please notify the sender 
immediately. 
 
From: Gorney, Joe  
Sent: Monday, August 20, 2012 5:43 PM 
To: Etro, Sarah 
Cc: Keegan, Cynthia; Mccarter, Jane 
Subject: Goose Creek Preserve 
 
Sarah, 
I have been assigned ZCPA 2012-0003, Goose Creek Preserve, for review.  I previously completed a first 
referral on June 5, 2012.  The second referral is due on 8/24/12.  The project includes the conversion of 
64 multi-family units to 64 single-family attached units.  The primary outstanding issue associated with 
the project is the capital facilities contribution.  The applicant proposes using the SFA impact factor that 
was in place at the time of the original rezoning.  Please let me know if you would like to discuss this 
project.  Thank you. 
 
Joe Gorney 
 
Joseph C. Gorney, AICP, LEED AP, Senior Planner 
Loudoun County Department of Planning 
1 Harrison Street SE, 3rd Floor, MS #62 
PO Box 7000 
Leesburg, Virginia 20177-7000 
(Direct) 703-771-5103 
(Front Desk) 703-777-0246 
(Fax) 703-777-0441 
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From: Mark Peterson <goosecreekriver@yahoo.com> 

Sent: Friday, June 15, 2012 10:38 AM 

To: Rubis, Wini; Mccarter, Jane 

Subject:Re: Goose Creek Preserve - ZCPA-2012-0003 application review 

Ms. McCarter, 

 I apologize for the delay in responding.  The Goose Creek Scenic River Advisory Committee has  

no comments regarding this application. 

 We continue to be appreciative of the opportunity to review land use applications that are located  

near the Goose Creek and have potential to impact the surrounding environment. 

 Mark Peterson  

Chairman 

 

From: "Rubis, Wini" <wini.rubis@loudoun.gov>  

To: "GooseCreekRiver@yahoo.com" <GooseCreekRiver@yahoo.com>   

Sent: Friday, April 6, 2012 11:21 AM  

Subject: Goose Creek Preserve - ZCPA-2012-0003 application review 

Dear Mark, 

 Attached for your review and comments on behalf of the Goose Creek River Advisory Board 

are the application information sheet (referral cover), statement of justification, and ZCPA plat  

for the proposed zoning concept plan amendment. Please let me know if you have any questions  

and thank you. 

Wini Rubis 

 Wini Rubis, Planner 

Department of Planning, MSC 62 

Loudoun County, VA 
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PO Box 7000 

Leesburg, VA 20177 

703-737-8446 direct 

703-777-0246 main 

 ?   please consider the environment before printing this e-mail. 
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Loudoun County, Virginia 
Proffer Referral Team 

 
MEMORANDUM 

 
 
DATE:  June 25, 2012 
TO:   Jane McCarter, Project Manager 
FROM:  Proffer Referral Team 
THROUGH:   Daniel Csizmar, Capital Budget Manager 
SUBJECT:  ZCPA-2012-0003, Goose Creek Preserve  
 
 
This memorandum is in response to your request for 1st referral comments regarding proffered 
capital facilities submitted as part of the zoning concept plan amendment application ZCPA-
2012-0003, Goose Creek Preserve.      
 
The intent of this 1st referral is to provide an overview of capital facility issues related to this 
application.  Staff is assuming that because this is a request for 1st referral comments, there is no 
proffer language to review.  If a draft proffer statement was intended for inclusion in the first 
referral packet, staff did not receive the proposed proffer statement, and therefore, did not have a 
chance to review or comment on any proposed proffer language.   
 
The Goose Creek Preserve application proposes to change the makeup of housing units within 
the development according to the following table:   
 
Housing Units Approved Revised Change Population Change 

Single Family 
Attached 

0 64 64 176 

     

Multi-Family 64 0 (64) (120) 

     

TOTAL 64 64 0 56 
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There are a few items staff would like the Applicant to consider amending prior to the 
submission of the application for 2nd referral comments: 
 

1. The change in the type of housing unit provided impacts the Applicant’s capital facility 
contributions.  The number of Single Family Attached Units (SFA) increases by 64 units. 
 The current capital facility contribution per SFA unit equals $40,385 in the Ashburn 
Planning Subarea of the County, where this application is located.  Therefore, the 
Applicant should have to pay a capital facilities contribution of $40,385 for each of the 64 
additional SFA units developed as part of this application. 
 

2. The total number of Multi-Family Housing Units (MF) decreases by 64 units.  Therefore, 
the per unit capital facilities contribution established with the approval of ZMAP-2002-
0009, Goose Creek Preserve, can be eliminated for each of the 64 MF units eliminated 
from the development.  Please consult with Planning Services to determine the per unit 
capital facility contribution for each of the approved MF units established as part of the 
approval for ZMAP-2002-0009. 
 

3. The number of SFA units is being increased in 2012.  Therefore, the Applicant should 
pay all capital facilities contributions for increased SFA units based on 2012 rates, not 
2004 rates.  The impact of additional density added to the development should be based 
upon current capital intensity factor amounts and not the capital intensity factor in 2004 
when the original Goose Creek Preserve was approved.   
 

4. The Applicant is proposing to provide an increased number of SFA Units, which requires 
a higher number of Affordable Dwelling Units (ADU’s) to be developed than MF units.  
The Revised 1993 Zoning Ordinance requires that 12.5% of all SFA within a 
development be provided as ADU’s, while only 6.25% of MF units are provided as 
ADU’s.  The increase of 64 SFA units and corresponding decrease in MF units results in 
a net increase of 4 additional SFA ADU’s to be developed within Goose Creek Preserve.   
 

If you have any questions concerning this correspondence, please call me at (703) 771-5997. 
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Goose Creek Preserve 
Portion of Land Bay IV 

(ZCPA 2012-0003) 
- Response to Referral Comments - 

July 2012 
 

 

COMMUNITY PLANNING  
(Comments dated June 5, 2012) 

LAND USE 

1.  Comment:  
 
 Analysis 
 The proposed zoning concept plan amendment would convert 64 multi-family (MF) 

(town over town) units to single-family attached (SFA) units.  The resultant unit mix 
would include the following: 

 
Unit Type Number of Units Percentage 
Single-Family Detached 202 40.4% 
Single-Family Attached (SFA) - Total 192 38.4% 
• Duplex (SFA) [86] [17.2%] 
• Alley Townhome (SFA) [106] [21.2%] 
2/2 Townhouse (MF) 106 21.2% 
Total 500 100.0% 
 
 The proposal would reduce the multi-family units within Goose Creek Preserve by 

approximately 13 percent.  However, Goose Creek Preserve would continue to offer 
a variety of housing types and lot sizes. 

 
 Response:   In response to County Zoning Staff concerns about a multifamily dwelling 

unit designed to resemble a townhouse, ZCPA 2012-0003 proposes to substitute 64 single 
family attached dwelling units for 64 multifamily dwelling units.  The resulting 
townhouse units will be 16 foot wide and 18 foot wide in order to provide units that are 
roughly equivalent in size and price to the previously approved Town over Town MF 
units.  By so doing, the Applicant’s objective of providing different size and priced units 
for a variety of customers is preserved. 
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2.  Comment:  
 
 Analysis 
 ZMAP 2002-0009 did not address site lighting.  Staff recommends that the 

application be amended to address lighting within the project site and that the 
applicant commit to lighting that is downward directed, is fully shielded, does not 
result in glare to public rights-of-way or adjacent uses, and is confined to the site, 
and that illumination levels will be no greater than necessary for a light’s intended 
purpose.  All lighting should be mounted as low as practicable and designed and 
installed to preclude light trespass onto adjoining properties, glare to passersby, 
skyglow, and deterioration of the nighttime environment. 

 
 Response:   Lighting on the 4.49 acre portion of the property that is subject to ZCPA 

2012-0003 (the “Property”) will be installed in accordance with the Light and Glare 
Standards found in Section 5-1504 of the Zoning Ordinance.  Notwithstanding, the 
Applicant has also proffered that all lighting installed on the Property will be fully 
shielded and downward directed so that the glare of the bulb is not visible beyond the 
property line of the Property.   

 
DESIGN 
 
3.  Comment:  
 
 Analysis 
 As noted above, a planned community green would be reduced in size to about 

13,000 square feet.  Notwithstanding the reduction, the proposed green would be 
located at the end of a block of single-family attached units and accessible by 
crosswalks and sidewalks.  The green would be within approximately 200 feet of the 
furthest proposed multi-family units within the project site and would be able to 
serve other surrounding residences within Goose Creek Preserve.  The green would 
help establish a community identity for Goose Creek Preserve and facilitate social 
activities. 

 
 Lighting: 

County policies call for appropriate lighting to achieve the following: 
• Promote the use of lighting for convenience and safety without the nuisance 

associated with light pollution; 
• Promote a glare-free environment through proper lighting performance 

standards to improve visibility and enhance public safety; 
• Promote appropriate lighting standards to conserve energy; and 
• Develop appropriate lighting standards to prohibit unnecessary and 

intrusive light trespass that detracts from the beauty and view of the night 
sky (Revised General Plan, Chapter 5, Lighting and Night Sky Policy 1). 

 
 Response: See response to Comment Number 2.   
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4.  Comment:  
 
 Analysis 
 ZMAP 2002-0009 did not address site lighting.  Staff recommends that the 

application be amended to address lighting within the project site and that the 
applicant commit to lighting that is downward directed, is fully shielded, does not 
result in glare to public rights-of-way or adjacent uses, and is confined to the site, 
and that illumination levels will be no greater than necessary for a light’s intended 
purpose.  All lighting should be mounted as low as practicable and designed and 
installed to preclude light trespass onto adjoining properties, glare to passersby, 
skyglow, and deterioration of the nighttime environment.   

 
 Response: See response to Comment Number 2.   

 

AFFORDABLE HOUSING 

5.  Comment:  
 
 Analysis 
 Note 15 on Sheet 1 of ZMAP 2002-0009 states that Affordable Dwelling Units 

(ADUs) will be provided on-site as required under the Revised 1993 Zoning 
Ordinance and that Article 7 standards shall apply to the entire development.  
However, Sheet 26 of the proposed ZCPA states that “no Affordable Dwelling Units 
are proposed on this site because the rezoning is being requested to redistribute 
existing units and does not result in an increase in the total number of units.” 

 
 Staff recommends that affordable dwelling units be interspersed throughout the 

project site. 
 

Response: Article 7 Affordable Dwelling Unit requirements do not apply to a project 
unless the project proposes an increase in density.  No increase in density is proposed by 
ZCPA 2012-0003.   

CAPITAL FACILITIES 

6. Comment:   
 
 Analysis 
 The applicant proposes to apply the Capital Intensity Factor (CIF) for single-family 

attached units in effect at the time of approval for ZMAP 2002-0009, on July 6, 
2004.  Single-family attached units were not considered or reviewed during the 
original approval of ZMAP 2002-0009 for the project site.  Additionally, the original 
proffers associated with ZMAP 2002-0009 specify an average capital facilities 
contribution for each market rate residential unit based on the mix of single-family 
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and multi-family units approved in 2004.  The inclusion of a larger number of multi-
family units in the original rezoning lowered the average per unit contribution for 
all units within Goose Creek Preserve when compared to the current proposal. 

 
 The proposal introduces a different residential product type to the project with a 

greater impact than anticipated in the original rezoning due to the difference in the 
type of units and the passage of time.  The proposed capital facilities contribution 
for single-family attached units based on the 2004 CIF does not meet County 
policies. 

 
 The capital facilities contribution for the proposed single-family attached units has 

been calculated applying the current CIF adopted by the Board of Supervisors in 
2009 and the units were assessed at $40,385 per unit.  The total projected capital 
facilities impact for the proposed development of 64 market rate single-family 
attached units is estimated to be $2,584,640 (see Attachment). 

 
 Staff recommends that the impacts on capital facilities of the proposed residential 

development be mitigated applying the current Capital Intensity Factor for single-
family attached units. 

 
Response: The Applicant has proposed to substitute 64 townhouse units for 64 
multifamily dwelling units designed to resemble townhouse units to address Zoning 
Staff’s concern that multifamily dwelling units may not be designed to resemble 
townhouse units.  Rather than pursue quasi-judicial remedies to challenge Zoning Staff’s 
comments, the Applicant has filed ZCPA 2012-0003.  The Applicant has proffered to 
increase the capital facilities payment for the 64 single family attached (townhouse) units 
to $8,986.04 for each market rate residential unit constructed on the Property.  The 
increased contribution is consistent with the capital facility guidelines in effect at the 
time of approval of ZMAP 2002-0009.  The capital facility calculation is consistent with 
the approval by the Board of Supervisors of ZCPA 2011-0002, Broadlands South Section 
200, that also revised a concept plan from multifamily dwelling units to single family 
attached dwelling units to accommodate concerns by County Zoning Staff.  
  

DEPARTMENT OF FIRE, RESCUE AND EMERGENCY MANAGEMENT  
(Comments dated June 12, 2012) 

1.  Comment:  The Fire and Rescue Planning Staff has no comments. 
 
 Response:   Comment acknowledged.   

 

A-82



GOOSE CREEK PRESERVE 
PORTION OF LAND BAY IV 

(ZCPA 2012-0003) 
- Response to Referral Comments - 

July 2012 
              

 

  
- 5 - 

US_ACTIVE-109816953.1 12/3/12 3:35 PM 

 
GOOSE CREEK SCENIC RIVER ADVISORY COMMITTEE 
(Comments dated June 15, 2012) 

1.  Comment:  The Goose Creek Scenic River Advisory Committee has no comments. 
 
 Response:   Comment acknowledged.   
 
 
OFFICE OF TRANSPORTATION SERVICES  
(Comments dated June 1, 2012) 

1.  Comment:  The 2002 TIS used the ITE Land Use Code 230 (6th Edition) for all 
312 DU’s in their study. ITE’s current Trip Generation Manual is the 8th Edition. A 
comparison was made between the results from the 6th and 8th ITE Editions. In the 
AM, trips generated are about the same for both editions; the total daily trips were 
slightly higher in the 6th Edition, and the PM trips generated in the 6th Edition 
where slightly lower than those generated using the 8th Edition. The overall impact 
on the 2002 study in comparing the ITE trips generated from the 6th to the 8th 
Edition was negligible. 

 
 Response:   Comment acknowledged.   
 
 
PARKS, RECREATION AND COMMUNITY SERVICES  
(Comments dated May 23, 2012) 

1.  Comment:   Parks, Recreation and Community Services have no comments. 
 
 Response:   Comment acknowledged.    
 
 
SCHOOLS  
(Comments dated April 17, 2012) 

1.  Comment:   The present application seeking approval to convert 64 multifamily 
units to single family attached units does create a different impact regarding the 
anticipated number of school-aged children ultimately residing within the 
development. 

 
 The Loudoun County School Board is concerned about all land development 

applications.  Capital facility expenditures and operational costs are significantly 
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impacted by each approved residential project, and both can be anticipated to 
increase with each additional school-age child that resides in Loudoun County.    

 
 Response:   See response to Community Planning Comment #6 above.   
 
ZONING  
(Comments dated June 5, 2012) 

A. ZONING ORDINANCE COMMENTS 

1.  Comment:  Section 3-508(C) Maximum Units per Building.  Staff notes that the 
proposed design of townhouse units on Sheets 6 and 8 have more than 8 dwelling 
units in a stick.  Revise the CDP accordingly so there are no more than 8 units in a 
stick.   

 
 Response:   Sheets 6 and 8 provide illustrative drawings of the proposed layout for the 

Property.  The Applicant proposes that more than eight single family attached dwelling 
units will be connected.  The attached “Goose Creek Preserve Layout Exhibit for Section 
IIA, prepared by Bowman Consulting, dated June 28, 2012,(the “Goose Creek Preserve 
Layout Exhibit”) illustrates the Applicant’s planned conformance with the zoning 
ordinance standards for maximum number of units in a stick.   

 
2. Comment: Section 5-900. Access and Setback for Specific Roads.  Pursuant to 

this Section of the Zoning Ordinance, Belmont Ridge Road (minor arterial) requires 
a 100 foot building setback and a 75 foot parking setback.  Show the required 75 
foot parking setback on the CDP. 

 
 Response:   Sheet 3 of 8 of the ZCPA 2012-0003 plan set incorporates the proffered 

100 foot minimum setback along Belmont Ridge Road.  This setback is located outside 
the subject Property and, pursuant to the original proffers (which are not proposed to be 
revised), will be planted as a landscape buffer.  The Property fronts on an internal 
private street that is located beyond the 100 foot buffer.  See Concept Development Plan.   

 
3. Comment: Table 5-1102 Off-Street Parking.  Pursuant to the off-street parking 

calculations listed in this Section, demonstrate on the CDP that the minimum 
number of 3.0 off-street parking spaces per townhouse unit is met. Delete the note at 
the bottom of the Parking Tabulation Table on Sheet 4 that references parking for 
town over town units. 

 
 Response:   See the attached Goose Creek Preserve Layout Exhibit and Sheets 3 and 4 

of the ZCPA Concept Plan.   
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4. Comment: Section 7-102(D) and Section 7-103 (A) Affordable Dwelling Units.  
Staff notes that the proposal to change 64 multi-family units to 64 townhouse units 
is not a redistribution of existing units and does not qualify for the ADU exemption 
under Section 7-102(D).  Therefore, the text of Section 7-103(A) applies and the 
minimum number of 12.5% of the 64 townhouse units must be provided as ADUs.  
Regarding Note #26 on Sheet 1, delete this note and revise it to state that 12.5% of 
the 64 proposed SFA units shall be ADUs as a result of ZCPA-2012-0003 and that 
the number, design and location of ADUs will be provided in accordance with 
Article 7 of the Zoning Ordinance. 

 
 Response:   Code of Virginia Section 15.2-2305 permits a zoning ordinance to include 

provisions for affordable dwelling unit ordinances based on an increase in density.   
Consistent with state enabling authority, Section 7-102(B) of the Revised 1993 Zoning 
Ordinance limits affordable dwelling unit requirements to "Any request for a Concept 
Development Plan (CDP) Amendment involving the rezoning of land within a mixed use 
planned development district, or zoning amendment which requires a rezoning plat, that 
results in an increase in the total number of residential units".  Emphasis added.  No 
increase in density is proposed by ZCPA 2012-0003.   

 
5. Comment: 7-803(E) Active Recreation.  Provide a table on the CDP 

demonstrating that the minimum active recreation space required by the Zoning 
Ordinance is provided. 

 
 Response:  See Sheets 3 and 4 of the ZCPA Plan Set. 
 
 
B. CONCEPT DEVELOPMENT PLAN ISSUES and ZONING MODIFICATIONS 
 
1. Comment: Sheets 4 and 5 show numerous modifications that were approved with 

ZMAP-2002-0009. ZCPA-2012-0003 Sheet 5 shows that Section 2A is now subject to 
Alley Loaded Townhouse Unit zoning modifications received under ZMAP-2002-
0009.  Staff notes that Section 2A was not previously subject to the Alley Loaded 
Townhouse Unit modifications approved under ZMAP-2002-0009.  Therefore, Staff 
notes that if the Applicant wishes to retain or revise any modifications to the Zoning 
Ordinance proposed for Section 2A with this application, the Applicant should 
clarify so in their Statement of Justification, revise the Zoning Ordinance 
regulations cited on Sheet 4 and Modification Tables/Exhibit on Sheet 5 and include 
the zoning modification(s) with this ZCPA application, as a different unit type is 
proposed with ZCPA-2012-0003 which necessitates review of the zoning 
modification. Otherwise, the current Zoning Ordinance regulations will apply. 
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 Response:   The Applicant has clarified in the Statement of Justification that the below 
listed design modifications are hereby requested to be approved and/or restated for the 
Property in order to implement the neo-traditional design concept for Goose Creek 
Preserve: 

 
Zoning Ordinance Section 1-205(A) to permit frontage of lots on open space and access 
to lots from rear alleys; 

 
Zoning Ordinance Sections 3-509(C) and 4-110(I)(2) to eliminate the 50’Type 2 buffer 
requirement between internal single family attached and residential landbays; 

 
Zoning Ordinance Section 3-511(A), 4-110(B) and 4-110(C) to permit frontage of lots 
on open space and permit single family attached units for private streets/alleys; and, 

 
Zoning Ordinance Section 7-803(C)(2)(a) to reduce the minimum front yard from 15’ to 
10’. 

 
 
2. Comment: Under the Goose Creek Preserve Table on Sheet 4, draw a bubble 

around the Alley Townhome (SFA) count of 106 units as it is a revision that is 
proposed with the ZCPA application. 

 
 Response:   See Concept Development Plan.    
 
3. Comment: On Sheets 6 and 8, it appears that a stick of townhouse units will not 

have frontage on a private street and will front on a green and have access only with 
an alley.  An alley cannot serve as frontage for a townhouse unit as it is a secondary 
means of access.  Revise Sheets 6 and 8 so that all townhouse units have frontage on 
a private street. 

 
 Response:   The concept plan has been revised to provide private street access to all 

units.  
 
4. Comment: Sheet 7 shows an area labeled “SWM Pond Amenity.”  Clarify how 

the residents of the development will utilize this area as Staff is concerned that a 
SWM pond is not an amenity that residents should utilize for recreation due to 
safety issues. 

 
 Response:   The Property is located south of Mill pond Park.  Per the original Goose 

Creek Preserve approval, Mill Pond Park may incorporate a storm water management 
pond.  A stormwater pond may serve as a "visual" amenity in the Park. 
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C.   ISSUES FOR CONSIDERATION SECTION 6-1211(E) 
 
1. Comment: 1. Section 6-1211(E) (4).  Staff questions whether adequate 

capital facilities are provided with this application as the proposed townhouse units 
have a greater fiscal impact on capital facilities than a multi-family unit.  In 
addition, Staff further notes that the Applicant’s Statement of Justification states 
that they are proposing an increase to the per unit capital facility contributions for 
the townhouse dwelling units based on the 2004 Capital Intensity Factor for SFA 
units that was in effect at the time of the approval of ZMAP-2002-0009.  Staff is 
concerned with this statement as SFA units generate higher capital facility needs 
and impacts compared to multi-family units.  In the form of a proffer, Staff 
recommends that such figures be updated to reflect the current capital facility 
contributions for the 64 proposed SFA townhouse units.   

 
 Response:   Consistent with ZCPA 2011-0002, Broadlands South Section 200, 

approved by the Board of Supervisors, the Applicant has increased the per unit 
contribution to the townhouse rate in effect at the time of approval of the project.  This 
application has been filed in lieu of filing a quasi-judicial action to establish that 
multifamily dwelling units may be designed to appear and function like single family 
attached dwelling units so long as such units are located in a "building containing five or 
more dwelling units not having a separate lot," as provided in Article 8 of the Revised 
1993 Zoning Ordinance.   

 
D.  PROFFERS 
 
1. Comment: Staff notes that the Applicant has not provided a revised proffer 

statement with the specific language they wish the Board of Supervisors to consider 
and an opening paragraph with proffer language which states which proffers, 
modifications, exhibits and Letter of Clarification which will remain in full force 
and effect with respect to the subject property.   

 
 Pursuant to Section 6-1209(A), if there are any proffered conditions which the 

Applicant wishes to have considered with the application, they shall be submitted 
for staff review as part of the Applicant’s response to the written report required by 
Section 6-1204(B).  In no event shall the applicant's proposed statement of proffered 
conditions be submitted later than forty-five (45) calendar days prior to the 
scheduled public hearing before the Board of Supervisors.  Nothing in this 
paragraph shall prevent the Board of Supervisors from approving an application 
subject to changes in proffers agreed to by an applicant at the public hearing so long 
as the change imposes a more restrictive standard and the ordinance adopted 
accurately reflects such changes.  

 

A-87



GOOSE CREEK PRESERVE 
PORTION OF LAND BAY IV 

(ZCPA 2012-0003) 
- Response to Referral Comments - 

July 2012 
              

 

  
- 10 - 

US_ACTIVE-109816953.1 12/3/12 3:35 PM 

 Furthermore, pursuant to Section 6-1209(B), proffered conditions shall be signed by 
all persons having an ownership interest in the property and shall be notarized.  
Proffered conditions shall contain a statement that the owners voluntarily enter into 
the conditions contained therein.   

 
 The proffer statement must be written in a manner so that there is clarity in the 

proffers to allow for administration and enforcement.  Pursuant to Section 6-
1209(G), the Zoning Administrator shall be vested with all necessary authority on 
behalf of the Board of Supervisors to administer and enforce proffered conditions.  
Such authority shall include the ability to order, in writing, the remedy of any 
noncompliance with a proffered condition and the ability to bring legal action to 
ensure compliance including injunction, abatement, or other appropriate action or 
proceedings, as provided for in Section 6 500 of this Ordinance. Any person, group, 
company, or organization aggrieved by an interpretation of the Zoning 
Administrator may appeal such interpretation as defined by Section 6-1209(J) of 
this Ordinance. 

 
 Response:   Draft Proffers for this application were previously submitted to County 

Staff on May 22, 2012.  As indicated in the responses above, the Proffers have been 
revised to address staff comments and are attached.   
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Pursuant to Section 15.2-2303 of the Code of Virginia and Section 6-1209 of the Revised 1993 

Loudoun County Zoning Ordinance (the “Zoning Ordinance”), Goose Creek Estates, LLC, a 

Virginia limited liability company (the “Owner”), the owner of 73.40 acres of real property 

described as LCTM Loudoun County Tax Map #78, Parcel 7 (MCPIN 154-37-0101) (the 

“Parcel 7”), which was included inis a portion of the property subject to rezoning application 

ZMAP 2002-0009, Goose Creek Preserve, approved on July 6, 2004, by the Loudoun County 

Board of Supervisors (the “Board”), on behalf of itself and its successors in interest, hereby 

voluntarily proffers that development of the 4.49 acre portion (the “Property”) of Parcel 7 (the 

“Property”) that is the subject of this ZCPA 2012-0003 and is illustrated as the “lLimits of 

aApplication” on Sheet 2 of 8 of the plan set entitled “Goose Creek Preserve Portion of Land 

Bay IV the Zoning Concept Plan Amendment” dated February 2012, as revised December 20, 

2012, (the “Plans”) (the “Concept Development Plan”) attached hereto as Exhibit A, shall be in 

substantial conformance with the proffers as set forth below (the “Proffers”), with Sheets 1, and  

3 through- 8 of 8 (the “Concept Development Plan”) of the Concept Development Plans, the 

ZMAP 2002-0009 Proffer Statement dated June 7, 2004 (the “ZMAP 2002-0009 Proffers”), and 

the letter of clarification dated July 1, 2004, a copy of each of which is attached hereto as 

Exhibit B and is incorporated herein by reference, as well as Sheets 5 through 10, of the Concept 

Comment [A1]: CDP sheet 1, note 1 
says 73.70. 
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Development Plan, approved with the ZMAP 2002-0009 (the “ZMAP 2002-0009 Concept 

Development Plan”) referenced in the ZMAP 2002-0009 Proffers, all of which shall remain in 

full force and effect, except where specifically amended herein.   

 
All proffers made herein are contingent upon approval of this ZCPA 2012-0003.  If accepted, the 

Proffers amend, supersede and/or replace only those proffers portions of the ZMAP 2002-0009 

Proffers and those portions of the ZMAP 2002-0009 Concept Development Plan as specifically 

indicated below.  The remainder of the ZMAP 2002-0009 Proffers and the ZMAP 2002-0009 

Concept Development Plan shall remain in full force and effect.   

 
The first sentence of paragraph of Proffer I.A. of the ZMAP 2002-0009 Proffers is deleted in its 

entirety and the following is substituted therefore:   

 
I. REZONING PLAT AND PHASING 

 
 A. Substantial ConformityConformance.  The Owner proffers that the Property 

shall be developed in substantial conformanceity with the Concept Development Plan defined 

herein above as comprising sSheets 1, and 3 through- 8 of the Plans Concept Development Plan 

as revised through December 20, 2012, and with the concept development plan defined as sheets 

1, 5 through- 10 of the plan set approved with ZMAP 2002-0009 Concept Development Plan 

except as modified by the Concept Development Plan.  No dwelling unit constructed on the 

Property shall exceed 2,000 square feet of livable habitable space, excluding enclosed parking (a 

garage) and the common foyer for each such dwelling unit.   

 

The following paragraph shall be added as Paragraph I.D.: 

Comment [A2]: comma 

Comment [A3]: Suggest ‘habitable’ 
since that word is used throughout 
the Zoning Ordinance and ‘livable’ is 
not used in the Zoning Ordinance. 
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 D. Lighting on the 4.49 Acre Portion of the Property.   The Owner proffers that 

within the 4.49 acres of the Property that is the subject of ZCPA 2012-0003 the glare of a bulb 

on any All exterior lighting installed on the Property shall be designed, constructed, and installed 

to minimize light trespass, and limit the view of lighting from, beyond the property line of the lot 

on which such exterior lighting fixture is located and, specifically, exterior light fixtures shall be 

“full cutoff outdoor lighting fixtures” as defined by the Illuminating Engineering Society of 

North America (IESNA). Such lights will be fully shielded and will be directed inward and 

downward toward the interior of the lot on which such exterior lighting fixture is located, away 

from the public streets and adjacent properties. 

 shall be fully shielded and downward directed so that the direct glare of the bulb is not visible 

beyond the property line of the lot that is the location of such bulb. 

 

These proffers shall be binding on the heirs, executors, administrators, assigns and successors in 

interest of the Owner.  The undersigned hereby warrants that all of the owners of any legal 

interest in the Property have signed this proffer statement, that no signature from any additional 

party is necessary for these pProffers to be binding and enforceable in accordance with their 

terms, that the Owner has full authority to bind the Property to these conditions, and that the 

pProffers are entered into voluntarily.   
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     GOOSE CREEK ESTATES, LLC, 
     a Virginia limited liability company 
 
 
 
     By:        
 
 
 
COMMONWEALTH OF VIRGINIA 
 
CITY/COUNTY OF     ; to-wit: 
 
 Before the undersigned, a Notary Public in and for the aforementioned jurisdiction, 
personally appeared ________________________________, as ______________________ of 
U.S. Home Corporation, Manager of Goose Creek Estates, LLC, a Virginia limited liability 
company, who acknowledged that he/she executed the foregoing Proffers with the full power and 
authority to do so.   
 
 IN WITNESS WHEREOF, I have affixed my hand and seal this __________ day of 
___________________, 2013.   
 
             
      Notary Public 
My Commission Expires:     
 
Notary Registration Number:       

Comment [A4]: Proffer statement 
should be executed by the Manager 
of the LLC, presumably, U.S. Home 
Corporation. 
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